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I. INTRODUCTION/SUMMARY

A. INTRODUCTION

The purpose of the Introduction/Summary is to provide the reader with a clear and simple description of
the Project and its potential significant environmental impacts. Section 15123 of the CEQA Guidelines
requires that the summary identify each significant effect and recommended mitigation measures and
alternatives that would minimize or avoid potential significant impacts. The summary is also required to
identify areas of controversy known to the Lead Agency, including issues raised by agencies and the
public, and issues to be resolved, including the choice among alternatives and whether or how to mitigate
significant effects. This section focuses on the major areas of the Project that are important to decision-
makers and uses non-technical language to promote understanding. This summary is intended as an
overview and should be used in conjunction with a thorough reading of the Draft Environmental Impact
Report (Draft EIR). The text of this report, including figures, tables, and appendices, serve as the basis
for this summary.

The subject of this Draft EIR is the proposed Snowcreek VIII, Snowcreek Master Plan Update - 2007
Project (Project).! Upon certification, this Draft EIR will update and supersede the Town of Mammoth
Lakes’ 1974 and 1981 EIRs for the previous iterations of the Snowcreek Master Plan. A detailed
description of the Project is contained in Section III (Project Description) of this report.

Because the Project will require approval of certain discretionary actions by the Town of Mammoth
Lakes (Town), the Project is subject to the California Environmental Quality Act (CEQA), for which the
Town is the designated Lead Agency. The Town’s Planning Division administers the process by which
environmental documents for private projects are prepared and reviewed. On the basis of these
procedures, it was determined that the Project may have a significant effect on the environment and that
an EIR should be prepared.

B. PURPOSE OF THE EIR
The Town has commissioned this EIR on the Project for the following purposes:
e To satisfy CEQA requirements.

e To inform the general public, the local community, and responsible, trustee, and state and federal
agencies of the nature of the Project, its potentially significant environmental effects, feasible

At the time the Notice of Preparation (NOP) was distributed on October 16, 20006, the Project was referred to
as the 2006 Revised Snowcreek Master Plan. However, the Project has since been renamed to remain
consistent with the current year.

Snowcreek VIII, Snowcreek Master Plan Update - 2007 L Introduction/Summary
Draft Environmental Impact Report Page I-1
SCH #2006112015
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mitigation measures to mitigate those effects, and reasonable and feasible alternatives to the
Project.

e To enable the Town to consider the environmental consequences of approving the Project.

e For consideration by responsible agencies in issuing permits and approvals for the Project.

As described in §15121 (a) and 15362 of the CEQA Guidelines, an EIR is an informational document that
will inform public agency decision makers and the public of the significant environmental effects of a
project, identify possible ways to minimize the significant effects, and describe reasonable alternatives to
a project. The purpose of this EIR, therefore, is to focus the discussion on those potential effects on the
environment of the Project that the Lead Agency has determined are or may be significant. In addition,
feasible mitigation measures are required, when applicable, that could reduce significant impacts to
insignificant levels.

The Lead Agency is required to consider the information in the EIR, along with any other relevant
information, in making its decision on the Project. Although the EIR does not determine the ultimate
decision that will be made regarding implementation of the Project, CEQA requires the Town to consider
the information in the EIR and make findings regarding each significant effect of the Project.

This Draft EIR was prepared in accordance with §15151 of the CEQA Guidelines, which defines the
standards for EIR adequacy:

An EIR should be prepared with a sufficient degree of analysis to provide decision makers
with information which enables them to make a decision which intelligently takes account
of environmental consequences. An evaluation of the environmental effects of a proposed
project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in the light
of what is reasonably feasible. Disagreement among experts does not make an EIR
inadequate, but the EIR would summarize the main points of disagreement among the
experts. The courts have looked not for perfection; but for adequacy, completeness, and a
good faith effort at full disclosure.

C. PROPOSED PROJECT

The Project consists of adoption by the Town of the Snowcreek VIII, Snowcreek Master Plan Update -
2007 (2007 Master Plan) to revise the Updated Master Plan for Snowcreek at Mammoth (1981 Master
Plan), which was an update of the original Snowcreek Master Plan (1974 Master Plan). The 2007 Master
Plan or Project addresses proposed build-out of the remaining Snowcreek Master Plan area (i.e.,
Snowcreek VIII) and is intended to fulfill the vision of the previously approved master plans.
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The Project proposes the development of 850 residential dwelling units, 400 Hotel rooms/suites, and up to
75,000° square feet for non-residential uses on a total of approximately 237 acres. The following
provides a brief account of these components:

o Residential: The residential component could include a mix of residential uses from
condominium units, single family dwellings, stacked flats and townhomes that will vary in size
from 650 square feet (minimum) to 3,500 square feet (maximum). A Resident’s Club with a
snack bar, pool, spa and grill will accompany this component.

o Resort: The resort component will include 400 guest suites that will be part hotel, part Private
Residence Club (PRC)/suite units or the like. The resort will also include retail space, a lounge, a
fitness area, a pool, a spa/wellness center, and an ice skating pond.

o Recreation: While recreational amenities are incorporated throughout the Project, additional
stand-alone recreational components will include a Golf Clubhouse, an expanded golf course and
attendant facilities, and the Outfitters’ Cabin. The existing privately owned publicly accessible
nine-hole golf course on the north and west portions of the Project site will be expanded to
include nine additional holes on the east and south edges of the Project site, thus creating a
privately owned publicly accessible 18-hole golf course.

e Retail: In addition to the retail space provided at the resort, a stand-alone Market/General Store
(The Store) will be incorporated into the Project. The Store will serve the “Old Mammoth”
portion of the Town with food, deli, drinks, and sundries. The Store draws inspiration from the
historic Lutz Market during the early settlement days of Mammoth Camp.

e Public Amenities:’ In addition to public amenities provided in the expanded and enhanced golf
course facilities, the Project will include amenities to enhance public recreational opportunities
and support economic stability. These amenities will include a Natural Resources and Historic
Interpretive Center (Interpretive Center), an Outfitters’ Cabin, and the provision of Hotel
rooms/suites, restaurants, retail, and conference facilities.

D. AREAS OF KNOWN CONTROVERSIES

Section 15123 of the CEQA Guidelines requires an EIR to identify areas of controversy known to the
Lead Agency, including issues raised by agencies and the public, and issues to be resolved.

This number has increased from 50,000 square feet since the Notice of Preparation (NOP) was distributed on
October 16, 2006.

A propane tank farm while located on Snowcreek property is no longer part of the Project application and is

treated as a related project for the purposes of analyzing cumulative impacts. The applicant for the propane
tank farm is Turner Propane.
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Environmental concerns raised at the EIR scoping meeting and in letters submitted to the Town of
Mammoth Lakes in response to the Notice of Preparation (NOP) of the EIR include:

E.

Biological impacts (native shrub habitat, songbird migration)

Recreation impacts (public access to Kerry Meadow, loss of driving range, public golf course,
location of Outfitter’s Cabin, access to the Sherwin Mountain Range)

Transportation impacts (SR 203 including US 395/SR 203 Interchange)
Land use

Undiscovered archaeological and cultural resources

Density

Aesthetics (building heights and setbacks, blocked views)

Increased traffic

Water supply

Watershed drainage

Water flow and pressure requirements (associated with building heights)
Water quality, low-impact development standards

Emergency and evacuation plans

Increased demand on public services

Snow removal and storage

Fire safety and increased service demand

ALTERNATIVES

This EIR considers a range of alternatives to the Project to provide informed decision-making in
accordance with §15126(d) of the CEQA Guidelines. The alternatives analyzed in this EIR include: A)
No Project (required by CEQA) — this would be buildout of the site under the existing entitlements and

existing 1981 Master Plan, B) Revised Site Plan — same number of units but an alternate configuration

designed to minimize impacts. C) Reduced Density — an approximate 50% reduction in residential units,
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D) Increased Density — “build-out of all remaining Snowcreek Master Plan units.* For further discussion
of these alternatives, see Section VI of this Draft EIR. Based on the analysis in Section VI, Alternative C
(Reduced Density) was selected as the environmentally superior alternative.

F. SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Table I-1 summarizes the various environmental impacts associated with the Project; includes the
mitigation measures recommended to reduce or avoid the environmental impacts; and identifies the level

of impact significance after mitigation.

* The density bonus of 36.625 units would not apply to the Project and instead would remain with the Snowcreek

Athletic Club property. Alternative D has been prepared to show the impacts of the Project without the density

bonus.
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II. ENVIRONMENTAL SETTING

A. INTRODUCTION

This section provides a brief overview of the Project site’s existing regional and local setting. Additional
descriptions of the environmental setting as it relates to each of the environmental issues analyzed in
Section IV (Environmental Impact Analysis) of this EIR are included in the environmental setting
discussions contained within Sections IV.A through IV.N. Also provided in this section is a list of related
projects, which is used as the basis for the discussions of cumulative impacts throughout Section I'V.

B. EXISTING CONDITIONS
Regional Setting

The Project site is located in the Town of Mammoth Lakes (Town), Mono County, California. The Town
is located on the eastern slopes of the Sierra Nevada at an elevation of approximately 7,900 feet above sea
level within Section 34, Township 3 South, and Range 27 East. The Town is located approximately 168
miles south of Reno, Nevada, and approximately 310 miles north of Los Angeles, California.
Neighboring communities of the Town include June Lake to the northwest, Benton to the east, and Tom’s
Place to the southeast (refer to Figure 1I-1 and Figure 11-2). Regional access is provided by U.S. Highway
395 and California State Highway 203. Local roadways which provide access to the site include Minaret
Road to the north, Fairway Drive and Old Mammoth Road in the central portions of the site, and Sherwin
Creek Road to the east.

Local Setting

The Project site is located in southeast Mammoth Lakes where Old Mammoth Road intersects with
Minaret Road. The Project site is at the foot of the Sherwin Range, a steep extension of the Sierra Nevada
with elevations up to 11,728 feet. The Project would address the development of approximately 237 acres
of the approximate 440 acres that comprise the 1981 Master Plan area. As finalized in 1981, the
Snowcreek Master Plan affects 345 acres. However, in 2005 a land exchange (2005 Land Exchange) was
completed between the United States Forest Service (USFS) and the Snowcreek Investment Company in
order to acquire enough land for a nine-hole addition to create an 18-hole golf course; this is discussed in
greater detail in Chapter III (Project Description). Therefore, the Project’s acreage has been adjusted to
reflect the additional acreage acquired in the land exchange and lands which have been removed from the
Resort zone (i.e., the Catholic Church site and the single family residential subdivision).
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The Project site is composed of Assessor’s Parcel Numbers (APNs) 40-040-20, located on the north side
of Old Mammoth Road and on the west side of Minaret Road, and APNs 40-070-10, 40-070-11, 40-070-
12, 40-070-13, 40-070-23, 40-140-04, and 40-140-05 located on the south side of Old Mammoth Road
and west of Sherwin Creek Road.

The parcel north of Old Mammoth Road and west of Minaret Road (APN 40-040-20) comprises a total of
approximately 38 acres. Of this acreage, the approved Snowcreeek VII development encompasses
approximately 23 acres of the southwest portion of the parcel and the northeast portion of the parcel
encompasses approximately 15 acres. The seven parcels south of Old Mammoth Road comprise a total of
approximately 222 acres, of which approximately 56 acres (APN 40-070-23) is occupied by the existing
nine-hole golf course. The overall terrain of the site is relatively flat, with a slight rise along the southerly
boundary. Elevations range from approximately 7,870 to 7,940 feet (2,400 to 2,420 meters). Mammoth
Creek runs west to east through the northern portion of the site.

Throughout this Draft EIR the following three terms are used to identify the Project’s boundaries as
shown on Figure II-3. The terms are defined as follows:

1. Project Site: The Project site includes the parcel north of Old Mammoth Road and west of
Minaret Road, and the seven parcels south of Old Mammoth Road.

2. Study Area: The study area occupies portions of the Project site, as defined above. The study
area is the portion of the Project site that has been analyzed in this Draft EIR. The study area is
made up of the property that will be physically developed and the property that will be preserved
as open space. It is essentially the same as the Project site; however it does not include the
portion of APN 40-040-20 north of Old Mammoth Road that is Snowcreek VII.

3. Development Area: The development area is the area where physical development will occur.
It is the same as the study area, but it does not include the land designated as open space and the
existing golf course ponds and associated drainages. As shown on Figure II-3, the development
area extends beyond the Town’s Urban Growth Boundary (UGB). The UGB was adopted in
1993 to prevent urban sprawl and to maintain a clear delineation between the developed portions
of the community and the surrounding National Forest lands. For this reason, the Project’s
residential, commercial lodging and transient occupancy development is not permitted to extend
beyond the UGB. Recreational uses (such as the expansion of the golf course) are permitted in

the area beyond the UGB.
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Figure 11-3

Project Areas Map
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The Project site is primarily undeveloped and parcels south of Old Mammoth Road have been most
recently used for cattle grazing. Previous uses of the site are discussed in more detail in Section IV.E
(Cultural Resources) of this Draft EIR. The existing uses on the Project site include a public golf driving
range, the Snowcreek Investment Company L.P. offices and Snowcreek sales office, both of which are
considered temporary facilities. The Inyo National Forest Service administrative site (i.e., tack room and
storage facilities) is currently located on the far eastern edge of the Project site. These facilities are in the
process of being relocated to United States Forest Service (USFS) land east of Sherwin Creek Road.

The 1987 General Plan is currently in the process of being updated following a four-year planning and
review process. A Draft Program EIR was previously prepared and circulated regarding an earlier version
of the General Plan Update. A Notice of Preparation (NOP) for the Draft Program EIR was distributed on
April 25, 2003. A Draft Program EIR was prepared and distributed to the public for review from
February to May 2005 for public comments. Based on the extent and range of comments received, the
Town determined that the proposed General Plan should be revised to the extent that required
recirculation of a Revised Draft Program EIR. The Revised Draft Program EIR was circulated for public
review from October 31, 2005 to December 14, 2005. The Town adopted the 2007 General Plan on
August 15, 2007 and is currently considering the Revised Final Program EIR on the General Plan Update
for certification. Because the certification of the Revised Final Program EIR is an ongoing process, the
standard for analysis used in this Draft EIR is based on both the 1987 General Plan and the 2007 General
Plan.

The 1987 General Plan land use designations for the Project site are Resort (R), Open Space (OS), and
Open Space Stream Corridor (OSSC). These land use and zoning designations describe the design focus
for development at the Project site. The 2007 General Plan also designates the Project site as Resort (R)
and Open Space (OS). The R designation allows commercial mixed uses including visitor lodging,
amenities and services, and workforce housing.

The Resort (R) designation is generally applied to large parcels capable of providing a complete resort
experience as found in the Snowcreek, Sierra Star and Juniper Ridge resort areas of the Town. A Resort
development should provide mixed uses consistent with a mountain resort experience, offering distinctive
services and activities. The development should be planned with activities appropriate for the area, which
may include visitor lodging, recreational amenities, commercial services that support the resort
atmosphere, meeting spaces, transit facilities and interconnections to the community’s and public trail
systems. The design of the area should assure a functional and distinctive pedestrian-scaled environment
that will encourage visitors to return to the Town. New developments should be physically connected
internally and to all primary visitor-oriented destinations with an integrated system of streets, sidewalks,
and recreational paths. Most Resort development projects are required to provide commercial support
within their development area. Resort projects must also demonstrate consistency with the overall
community goals and sufficient amenities to make the projects attractions in their own right. Lot
coverage is limited to a maximum of 50 percent overall to provide space for outdoor recreation amenities.
In addition, workforce housing is allowed within the major resort developments. The density range for
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the R designation is six to eight dwelling units per acre. Densities may be clustered within individual
Resort developments. Residential density may be increased pursuant to state law.

According to section 17.28.490 of the Town’s Municipal Code, the OSSC protection zone does not
prohibit or restrict development. The OS designation is applied to lands that have significant recreational
or environmental values and permits development of facilities that support the environmental and
recreational objectives of the community. The OS zone may include environmentally sensitive areas such
as wetlands, floodplains, and streams and may include recreation facilities such as parks, athletic fields,
golf courses, and community gathering spaces. In addition, the OS designation includes the proposed
second nine-holes of the Snowcreek golf course and Town properties along Mammoth Creek. As
previously discussed, the area designated as Open Space on the Project site was transferred to private
ownership in the 2005 Land Exchange between the United States Forest Service (USFS) and Snowcreek
Investment Company in order to acquire enough land for a nine-hole addition to create an 18-hole golf
course. After the 2005 Land Exchange, Snowcreek Investment Company entered into a covenant with the
Town that protected the exchange parcel from being developed with residential housing, commercial
lodging, transient occupancy, and being further subdivided as this land is outside of the Town’s Urban
Growth Boundary (UGB). The covenant was initiated as a part of the 2005 Land Exchange process and is
monitored by the Eastern Sierra Land Trust. The conditions of the land exchange covenant and land use
designations are described in further detail in the section III (Project Description) and section IV.H (Land
Use & Planning) of this Draft EIR.

Surrounding Land Uses

The Project site is primarily bounded to the east by the privately owned Sierra Meadows Ranch, to the
south and east by USFS land (i.e., Inyo National Forest) that is heavily used for both summer and winter
recreation activities and to the north and west by completed Snowcreek development and other residential
developments. Surrounding land use zoning includes Residential Single Family (RSF), Mobile Home
Park (MHP), Residential Multi-Family 2 (RMF-2), Resort (R), Open Space (OS) and Open Space Stream
Corridor (OSSC) (refer to Figure 11-4 through Figure 11-9).

Snowcreek VIII, Snowcreek Master Plan Update - 2007 1I. Environmental Setting
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View 1: View of Project site facing south from Old
Mammoth Road. View shows existing driving range in

foreground and Sherwin Mountain Range in background.

View 3: View of Project site facing west from land
exchange parcel off Sherwin Creek Road.

Source: Christopher A. Joseph & Associates, 2006.

View 2: View of Project site facing southwest from the
Old Mammoth Road/Sherwin Creek Road intersection.
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ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES

Environmental Planning and Research

Figure 11-5
Views of the Project Site A
Views 1, 2 and 3
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View 4: View of Project site facing southwest from land View 5: View of Project site facing northwest from the
exchange parcel. Old Mammoth Road/Minaret Road intersection.

 yammoTH CREEK
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View 6: View of Project site facing west from Minaret
Road.

Source: Christopher A. Joseph & Associates, 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure 11-6

: - Views of the Project Site B
Environmental Planning and Research Views 4. 5 and 6
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View 7: View of residential land use on Old Mammoth View 8: View of The Sherwins on Sherwin Creek Road
Road north of Project site. southeast of Project site with the Project site in the
foreground.
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View 9: View of residential land use on Fairway Drive
south of the Project site.

Source: Christopher A. Joseph & Associates, 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure II-7

) - Views of Surrounding Uses A
Environmental Planning and Research Views 7. 8 and 9
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View 10: View of residential land use on Ski Trail Road View 11: View of residential land use on Ski Trail Road
southwest of the Project site. west of the Project site.
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View 12: View of residential land uses west and south of

Project site with views of the existing nine-hole golf course

on the Project site.
Source: Christopher A. Joseph & Associates, 2006.

Figure 11-8
CHRISTOPHER A. JOSEPH & ASSOCIATES : :

ﬁ Environmental Planning and Research Views of Surrounding Uses B

Views 10, 11 and 12
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View 13: View of the Historic Knight Wheel located on View 14: View of residential land uses east and north of
Old Mammoth Road north and west of the Project site. the Project site on Minaret Road.
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View 15: View of undeveloped lot at the Old Mammoth
Road/Minaret Intersection located north and east of the
Project site.

Source: Christopher A. Joseph & Associates, 2006.

ﬁ CHRISTOPHER A. JOSEPH & ASSOCIATES Figure 11-9

. - Views of Surrounding Uses C
Environmental Planning and Research Views 13, 14 and 15
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C. RELATED PROJECTS

Sections 15126 and 15130 of the State California Environmental Quality Act (CEQA) Guidelines provide
that Environmental Impact Reports (EIRs) consider the significant environmental effects of a proposed
project as well as “cumulative impacts.” Cumulative impacts refer to two or more individual effects that,
when considered together, are considerable or that compound or increase other environmental impacts
(CEQA Guidelines Section 15355). Cumulative impacts may be analyzed by considering a list of past,
present, and probable future projects producing related or cumulative impacts [CEQA Guidelines Section
15130(b)(1)(A)].

All related projects (i.e., those projects with pending applications, recently approved, under construction,
or reasonably foreseeable projects at the time of the Notice of Preparation (NOP) on October 19, 2006
that could produce a related or cumulative impact on the local environment when considered in
conjunction with the proposed project) are included in the cumulative impact analyses in this EIR. While
the related project list is generally considered adequate at the time of the NOP, this related projects list
was generated from current information provided by the Town on December 31, 2006. These projects
can include, if necessary, projects outside of the control of the Lead Agency or, a summary of projections
contained in an adopted or certified general plan or related planning document which describes or
evaluates regional or area-wide conditions contributing to the cumulative impact. For an analysis of the
cumulative impacts associated with these related projects and the proposed project, the reader is referred
to the cumulative impact discussions under each individual impact category in Chapter V.

Table II-1 lists the related projects identified for the proposed project. These related projects consist of all
approved, proposed, or projects currently under construction located in the Town of Mammoth Lakes
(refer to Figure 11-10). The list includes projects of various land uses, including Low-Density Residential,
High-Density Residential, Commercial, Institutional Public Resort, Industrial and the North Village

Specific Plan.
Table II-1
Related Projects
q q e . Land .
Number Project Applicant & Description Location Use Size
1 Snowcreek VI, The Lodges 40-130-01, -02, -03 HDR -R 106 units
106 unit multi-family development Ranch Road
2 Mono County Library 35-010-32 IP-PS 16,000 sf
A new library is under construction. Meridian Boulevard &
Sierra Park Road
3 Mammoth Hospital 35-010-29 IP-PS 40,000 sf
Expansion to existing hospital 185 Sierra Park Road
4 Mammoth View, Eva Hill, Acorn Asset Management 33-082-07, -09, -10, - HDR — 198 units
198-Unit Private Residence Club (92 units) and Condo Hotel | 11 CL
(106 units) project on the former 5.5-acre Swiss Chalet site. | Main Street
Snowcreek VIII, Snowcreek Master Plan Update - 2007 1I. Environmental Setting
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Table I1-1
Related Projects
] ] _ ] Land ]
Number Project Applicant & Description Location Use Size
5 Darin Davis, Mammoth Gateway 33-110-11, -12 HDR - 11 units
11 unit condominium (10 market rate, 1 affordable) 3771 Main Street CL
6 Sean Combs — 8050 A and B/ Coast Pacific 33-044-1133-044-04 V-Sp 23 units
23 unit multi-family residential condominiums Canyon Boulevard
7 The Grove / Minaret Acquistion Co. LLC 33-100-37 SP 42 units
32 fractional, single family residences and 10 condominium | 5781 Minaret Rd.
units on a 3.1 acre lot. The lot is within the North Village
Specific Plan area and is zoned Specialty Lodging
8 Stonegate Mammoth, Elliott Brainard 33-100-43 LDR -1 — 14 units
Phase 1: 14 single family residential units 5808 Minaret Road SP
33-100-26, -41
Minaret Road
9 Monache/Westin 33-020-3137 SP 230 units
A condominium hotel with 230 dwelling units, related 50 Hillside Drive 4,000 sf
service functions, and recreational facilities; a parking
structure with 236 spaces; 4,000 sf public restaurant
10 Grey Eagle 2, John Hooper 35-025-05 HDR — 12 units
12 units within 6 buildings Mountain Boulevard CL
11 Solstice/Intrawest Sierra Star Development 33-330-54, -56, -57 R 58 units
58 residential condominium units within 9 structures Sierra Star Parkway
12 Tallus, Eric Fishburn 33-170-03, -04, -05, LDR -1 - 19 units
19 single family residences, fractional use. 33-370-01 through -21 R
60 units of density sold within the Sierra Star Master Plan Obsidian Place
Area 33-330-51
Obsidian Place
13 Aspen Village Phase 1& 2/ Mammoth Lakes Family Phase 1: HDR -R 72 units
Associates 40-040-36, -38
Phase 1: affordable housing project with 48 units and a 1616-1700 Old
community center. Phase 2: 24 "townhome" condominium Mammoth Road
units on a 1-acre site. Project is located adjacent to (behind) | Phase 2:
workforce housing units. 40-040-39
1616 Old Mammoth
Road
14 Meridian Court/ Mammoth Lakes Housing 33-160-82 HDR - 24 units
24 workforce housing units. Conditional Cert. of 504 Mono Street RMF-2
Occupancy issued at the end of May.
15 Lodestar / Mammoth Lodestar LLC Mammoth 33-330-47 HDR -R 45 units
Crossing/ Western Resort Properties 5862 Minaret Road
45 residential-unit condominium units with quarter share
fractional ownership, an amendment to the Lodestar Master
Plan regarding height and setbacks.
16 Intrawest & Mammoth Lakes Housing, Inc. 33-330-44, -50 HDR - R 40 units
Tentative Tract Map and Use Permit Application to Minaret Road
subdivide a 2.49-acre site within Planning Area 4B/4E4 of
the Lodestar Master Plan into 40 residential condominium
units within 7 structures for workforce housing

Snowcreek VIII, Snowcreek Master Plan Update - 2007
Draft Environmental Impact Report
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Table II-1
Related Projects
] ] _ ] Land ]
Number Project Applicant & Description Location Use Size

17 The Woodwinds/Sierra Star Four-Five Development 33-330-55 R 28 units
Company Sierra Star Parkway
The 3.58-acre site is proposed to be developed with 28
townhome condominium units within 8 structures. Buildings
1 and 6 are two 3-bedroom unit structures with each unit
having a two-car garage. Buildings 2, 3,4, 5, 7 and 8 are
four 3-bedroom unit structures with two of the units having a
2-car garage and two of the units having a 1-car garage.

18 Mammoth 8050-C 33-044-11 SP 21 units
21 fractional-share condominium ownership units and 76 50 Canyon Boulevard
understructure parking spaces. The units are to be
maintained as a private residence club.

19 Storied Places/Mammoth Bridges Development 31-010-14 HDR -R 22 units
Request to develop 22 fractional ownership condominium 888 Bridges Lane
units on a 3.2-acre site.

20 South Hotel “The One”/S. Minaret Development Co. 333-043-05, -06, -15, - | HDR — SP 251 units
Request for approval of the "South Hotel" in the East 16
Village (Phase 2) of the Village at Mammoth. The projectis | Minaret Road
a 251 unit condominium "flag" hotel with spa and pool
facilities, meeting rooms, two retail units along Minaret
Road, and a two-level understructure parking garage with
211 spaces.

21 Mammoth Hillside-Canyon Boulevard 8050/Mammoth 31-110-2726, -27, 33- SP 193 units
Hillside LLC 010-02, 32-020-10, -

Phase I approval of a mixed-use, 193-unit condominium 11,-21,-3133
hotel in the North Village Specific Plan area (west side of Canyon Boulevard
Canyon Boulevard above Lake Mary Road). The project

includes 30 townhome condominiums (Phase II), conference

facilities, restaurant, spa, and understructure parking garage

with 260 spaces on approximately a 7-acre site.

22 Eagle Lodge-Juniper Ridge/Mammoth Mountain Ski 32-040-08, -12 HDR -R 180 units
Area (MMSA) 4000 Meridian 21,000 sf
Request to amend the Juniper Ridge Master Plan to include Boulevard
the Eagle Lodge development. Eagle Lodge is a mixed-use
skier day lodge, commercial, and residential development
located on a 3.81-acre site. The plan would allow 180
dwellings, understructure parking facility (190 spaces), a
small open ice rink, conference rooms, and a convenience
market.

23 Snowcreek VII: Hilltop/Snowcreek Investment Company | 40-040-20 HDR -R 118 units
Snowcreek VII, a multi-family residential project with 118 85 and 1254 Old
condominiums within 36 buildings, 6 duplexes, 14 triplexes, | Mammoth Road
and 16 four-plexes. The site is 38.55 acres.

24 Holiday Haus/Ward Jones 33-110-01, -02 HDR - 74 units
74-unit hotel on the existing Holiday Haus site 3863 and 3905 Main CL
(redevelopment) Street

25 Manzanita Apts. / Mammoth Lakes Housing 33-124-03, -04 HDR 14 units
14 unit workforce housing community on the corner of 3477 Main Street, 32
Manzanita and the frontage rd south of Main Street Manzanita Road

26 Clearwater Mammoth 35-230-05, 06, 07 HDR — 339 units
Mixed-use project; 339 units with 480 rooms, 28,205 sf of 164, 202, 248 Old CG 28,205 sf
commercial and 33 3-bedroom units of workforce housing. Mammoth Road

Snowcreek VIII, Snowcreek Master Plan Update - 2007
Draft Environmental Impact Report
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Table II-1
Related Projects
] ] _ ] Land ]
Number Project Applicant & Description Location Use Size

27 Tavern Road Park-N-Ride / Mammoth Lakes Housing, 35-180-12 C 31 units
Inc. 105 Old Mammoth
31 affordable apartments, commercial space, and a parking Road
garage on the existing Park-N-Ride.

28 Mammoth Lakes Foundation 35-010-46 HDR 75 units
Student Housing - Construct 74 studio and 1-bedroom 1500 College Parkway
dormitory units within two, 2-story structure for college
housing with 102 understructure parking spaces in three
phases. The project includes a connecting building with a 2-
bedroom manager’s unit.

29 Hidden Creek Crossing/ Shady Rest 35-010-20 HDR — 460 units
25 acre forested site; 460 residential units (100 affordable, AH 31,000 sf
100 workforce, 260 market rate) and 31,000 square feet of
commercial space.

30 Sierra Star Master Plan (SSMP) / Intrawest Lodestar / Sierra Star R 800 units
SSMP proposes to revise the existing Lodestar Master Plan Master Plan Area 29,000 sf
to refocus the remaining development within the area com.
towards the creation of transient occupancy units, additional 30,000 sf
affordable housing, mixed-use resort with a total of 1,251 confer.
units including the currently 451 developed units within the
Master Plan area. A maximum of 29,000 sf of commercial
and 30,000 sf of conference center would be permitted with
a 5-star hotel proposed for Planning Area 5 near “Bear
Lake.” The revised plan proposes to construct a hotel within
Planning Area 5 with a building footprint of 72,000 SF. The
proposed building is stepped in height with 33% at a
maximum height of 200 feet, 30% at 160 feet, 15% at 140
feet, and 22% at 65 feet. Setbacks and coverage are similar
to current zone standards. Parking requirements would be
based on use: Hotels needs .75 spaces per key plus 1 space
per 20 keys. Resort Condo: 1 space / unit plus 1 space per
10 units.

31 The Jeffreys / Mammoth Lakes Housing 33-150-07, 08 HDR — 14 units
14 unit affordable housing apartment community with an 312 and 336 RMF-1
additional 2 units in an existing duplex. Lupin Street

32 Town of Mammoth Lakes 33-020-36 IP 340
Municipal parking garage consisting of 340 parking spaces 99 Canyon Boulevard parking

spaces

33 Cardinal Investments (The Sherwin) 40-020-01 RMF-2 120 units
120 unit condominium hotel for property located at the Meadows Lane
northeast corner of Old Mammoth Road and Minaret Road.

34 Gaylon Teslaa 33-122-10 C 3,600 sf
Veterinary Hospital with accessory animal boarding for a 3599 Main Street
maximum of 12 dogs within the Old Blondies Restaurant
Building.

35 Turner Gas Tank Farm 40-14-004 R-OS 10,393 sf

36 Stephen Ettinger 22-242-14 HDR - 10 units
10 Condominium units in 5 buildings 2144 Old Mammoth RMF-1

Road

37 Richard Ronning 37-200-51 I 10 units
Condo conversion of exiting storage units in the Industrial 314 Commerce Drive
Park.

Snowcreek VIII, Snowcreek Master Plan Update - 2007
Draft Environmental Impact Report
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Table II-1
Related Projects
] ] _ ] Land ]
Number Project Applicant & Description Location Use Size
38 Mammoth Mountain SKi Area 32-040-10, 21-140-10 R 3,400 sf
Temporary stressed membrane structure for ski school 3256 Meridian Blvd.
facility at the base of Chair 15.
39 Intrastar Mammoth LLC 33-330-50 R 10 units
10 Townhome Condominium units within Planning Area 2 5300 Minaret Road
of the Lodestar Master Plan.
40 Mammoth Lakes Fire Protection District 35-010-12 IP-PS 17,600 sf
Demolition of old station and construction of new station; 3150 Main Street
Under Construction
41 Tihana Town Homes LLC 33-122-08 RMF-1 10 units
Residential PUD consisting of 10 single family residential 48 Lupin Street
units in the form of five buildings containing two attached
single family residences each. Eight 1-bedroom and two 3-
bedroom units
Total Units 3,674
Total Square Footage 235,098
Land Use Key: RR = Rural Residential
sf' = square feet C = Commercial
LDR-1 = Low-Density Residential 1 CG = Commercial General
LDR-2 = Low-Density Residential 2 1P = Institutional Public
HDR-1 = High-Density Residential 1 R = Resort
HDR-2 = High-Density Residential 2 1 = Industrial
RSF = Residential Single Family NVSP = North Village Specific Plan

RMF = Residential Multi-Family

Source: Town of Mammoth Lakes Development Tracking, Jen Daugherty, Assistant Planner, December 2006 and July 2007.
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III. PROJECT DESCRIPTION

A. PROJECT APPLICANT

The Project applicant for the proposed Snowcreek VIII, Snowcreek Master Plan Update - 2007 Project
(Project) is:

Snowcreek Investment Company L.P.
Charles R. Lande, President

PO Box 100 PMB 605

Mammoth Lakes, CA 93546

B. PROJECT CHARACTERISTICS

The Project is intended to complete a 30-year Master Plan, providing amenities and activities for local
residents, visitors and owners. The Project consists of adoption by the Town of Mammoth Lakes (Town)
of the Snowcreek VIII, Snowcreek Master Plan Update - 2007 (2007 Master Plan). The 2007 Master Plan
proposes revisions to the Updated Master Plan for Snowcreek at Mammoth (1981 Master Plan), which
was an update of the original Snowcreek Master Plan (1974 Master Plan). The 2007 Master Plan or
Project proposes standards for buildout of the remaining Snowcreek Master Plan area (development area
that is also referred to as “Snowcreek VIII”) and is intended to fulfill the vision of the previously
approved 1974 Master Plan and current 1981 Master Plan (refer to Table III-1).

It has been over 25 years since the last update of the Snowcreek Master Plan, and quite naturally,
important changes have occurred, which have had significant effects on the Project. The Project
incorporates shifts in emphasis based upon recent resort trends and local conditions as well as revisions to
the final phase or phases of the 1981 Master Plan.

The Project consists of the following land uses, which are discussed in detail further in this section.

e Market/General Store (Store) and a Natural Resources and Historic Interpretive Center
(Interpretive Center)

e 400-room/suite luxury Hotel (Hotel) and Private Residence Club (PRC)/suite units, including
conference facilities, restaurant/lounge, retail shops, fitness center, full service public spa and
public ice skating pond

e 850 residential units providing ownership and longer term rental opportunities in a resort setting

e Resident’s Club with pool, spa, fitness facility, kitchen/outdoor barbeque facilities, vacation
rental office, and snack bar

Snowcreek VIII, Snowcreek Master Plan Update - 2007 III. Project Description
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e Expansion of nine-hole golf course into a championship 18-hole course, including Golf Pro Shop

e OQutfitters’ Cabin with outdoor equipment rental and sales, and trailhead access to public lands of
the Inyo National Forest in the Sherwin Range

The Project being evaluated in this Draft EIR pertains only to the remaining portion of the current 1981
Master Plan development areas. The Project does not include the existing/entitled Snowcreek Master
Plan in which development has either already occurred or is currently in progress. The existing/entitled
developments include the residential areas of Snowcreek I through VII, the Snowcreek Athletic Club, the
Catholic Church, the Mammoth Lakes Fire Protection District (MLFPD) Fire Station 2, Aspen Village
Workforce Housing, the Mammoth Community Water District (MCWD) Wastewater Treatment Plant and
the existing privately owned publicly accessible nine-hole golf course (refer to Table III-1). While the
nine-hole golf course is considered an existing feature, the environmental impacts related to merging it
with undeveloped land to create a privately owned publicly accessible 18-hole course is considered part
of the Project. Reconfiguration could include modification to the irrigation system or increasing native
vegetation in the “rough.” However, major recontouring and reconfiguration of the existing nine-hole
course is not anticipated.

This section provides a detailed description of the proposed resort, recreation, retail and public amenities
components to be developed on the approximate 237-acre Project site (refer to Table I11-2). Figures III-1
and III-2 represent the land use development of the approved Master Plans and the proposed land use
development of the Project, respectively.

Snowcreek VIII, Snowcreek Master Plan Update - 2007 III. Project Description
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Table III-1

Development Areas of the 1974 and 1981 Master Plans

Development Area by Year Developed/Entitled | Dwelling Units (DU)
Original 1974 Snowcreek Master Plan
1978 - Snowcreek | 107
1979 - Snowcreek 11 123
1979 - Snowcreek Athletic Club
1982 - Snowcreek I11 86
Existing 1981 Updated Master Plan for Snowcreek at Mammoth
1986 - Snowcreek IV 138
1987 - The Ranch 19
1988 - Snowcreek Crest 58
1988 - MCWD Wastewater Treatment Plant
1989 - MLFPD Fire Station 2
1990 - Snowcreek V-1 150
1991 - Nine-hole Golf Course
1992 - Fairway Ranch
1992 - Catholic Church
1997 - Snowcreek V-2 144
2004 - Snowcreek VI 106
2004 - Aspen Village 72!
2006 - Snowcreek VII 118
Master Plan Build-Out To Date 1,145%
Total Master Plan Units Allotted 2,368
Total Master Plan Units Remaining 1,223%
Total Non-Residential Square Footage Remaining 150,000
Notes:
(1) Aspen Village has two phases; 48 unit phase and 24 unit phase for a total of 72 units.
(2) Developed, entitled and/or currently under construction
(3) Totals remaining exceed amount proposed under the Project (i.e., 237 acres, 75,000 sf non-residential space,
and 1,050 residential units.
Sources: 1974 and 1981 Snowcreek Master Plan EIRs, Town of Mammoth Lakes Department of Community
Development, and Snowcreek Resort Conceptual Plan, December 2006.
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Table II1-2

Proposed 2007 Master Plan

Development Area

| Square Feet

Dwelling Units (DU)

Non-Residential Space

Commercial Retail

Market/General Store 3,500 |
Hotel
Spa/Wellness Center 12,900
Retail 10,000
Restaurant/Bar/Lounge 10,000
Conference & Meeting Space 25,000
Golf Pro Shop 3,000
Activities
Natural Resources and Historic Interpretive Center 900
Resident’s Club/Management Offices 8,000
Recreation
18-Hole Golf Course
Outfitters’ Cabin 1,700
Total 2007 Master Plan Non-Residential Space 75,000
Residential/Condo/Hotel Unit Space
Hotel Rooms/Suites 212,500 1250
Private Residence Club (PRC)/suite units 127,500 750
Back of the House/Hotel Operations 100,225
Homes (Residential Condo) 850?
Total 2007 Master Plan Residential Space 440,225 1,050
Total 2007 Master Plan 1,050
Total 1974 and 1981 Master Plans Already Built/Entitled 1,145%
Proposed Master Plan Build-Out 2,195

Notes:

(3) Total built or entitled

Code.

Development, December 2006.

(1) Hotel would accommodate 250 guest rooms/suites (125 dwelling units) and 150 Private Residence Club (PRC)
suites (75 dwelling units); total 400 rooms/suites. Under Town Municipal Code a hotel room/suite or private
residence room equals % of a unit, thus the 400 Hotel rooms/suites equates to 200 dwelling units.

(2) Homes built under the 2007 Master Plan are comprised of High Density Stacked Flats, Medium Density Stacked
Flats and Townhomes, and Low Density Stacked Flats and Townhomes. Of the 850 units, 80 are designated as
workforce units for purchase. The remainder of the workforce housing obligation will be satisfied off site.

(4) Specific square footage numbers are estimated and serve to study a maximum non-residential square footage of
75,000 square feet. All of Project will be parked per Town Municipal Code, or exceeding the Town Municipal

Sources: 1974, 1981 and 2007 Snowcreek Master Plans, and the Town of Mammoth Lakes Department of Community
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Site History
1974 Snowcreek Master Plan

Dempsey Construction Corporation, the original developer of Snowcreek, began construction in the area
in the late 1970s of the project contemplated by the Snowcreek Master Plan. The Snowcreek Master Plan
proposed 2,400 dwelling units on 355 acres (a gross residential density of 6.76 units per acre),' 150,000
square feet of commercial space and a one-acre service station site. Three development phases were
eventually completed under the 1974 Master Plan consisting of approximately 13 percent’ of the total
number of residential units planned for the Project (refer to Table III-1 and Figure III-1). The 1974
Master Plan included a 40-acre parcel at the southern edge of the property which was traded to the United
States Forest Service (USFS) in exchange for a 30-acre parcel,’ two school sites and one Town site.

1981 Snowcreek Master Plan

In 1981, Dempsey Construction Corporation proposed an updated Snowcreek Master Plan. The 1981
Master Plan reduced the number of proposed dwelling units from 2,400 to 2,332, which, in light of the
reduced acreage, had the effect of maintaining the Project density at the same 6.76 units per acre
approved in the 1974 Master Plan (refer to Table I1I-1). In addition, the 1981 Master Plan included the
following changes:

e 2 acres designated as a Catholic church site

e 4.1 acres designated for employee housing

e A site designated for the Snowcreek Athletic Club

e An area designated for the first nine-holes of the Snowcreek Golf Course

e Old Mammoth Road was realigned to alleviate hazardous driving conditions
e A roadway was added to provide access to Snowcreek V

The environmental impacts of the proposed 1981 Master Plan were studied in an EIR. The 1981 EIR
emphasized that increased densities were not being requested, and that the mitigation measures adopted in

This consisted of 1,950 residential units, 300 condominium-hotel units and 150 motor inn units.

This percentage was calculated by dividing the 316 unit developed in the first three phases of the 1974 Master
Plan by the 1,950 residential units, 300 condominium-hotel units and 150 motor inn units proposed at that time
(316/2400 = 0.1366)

The 30-acre parcel is identified as Development Area 10 in the 1981 Master Plan (Figure 1).

Snowcreek VIII, Snowcreek Master Plan Update - 2007 III. Project Description
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the 1974 EIR to protect environmentally sensitive meadow lands along Mammoth Creek would remain in
place.

After the EIR was approved, the Dempsey Construction Corporation entered into a Development
Agreement with Mono County in 1982. A Development Agreement (DA) is a contract between a local
government unit (LGU) and a developer. A DA provides security to both parties. The DA provides the
LGU with a legally binding document that the developer would provide infrastructure and/or pay fees
required by a new project. The DA provides the developer with a legally binding document that they can
build the project even if the LGU passes a growth-control initiative.

Mono County (County) entered into the DA because the County found that the 1974 Master Plan would
result in the creation of a physical environment that would “...conform to and complement the goals of
the community, providing housing, recreational and passive open space, sites for schools and religious
worship, create an environment sensitive to human needs and values, and would protect adjacent land
uses from adverse impacts.” In addition, the County found that the 1974 Master Plan would be “...in the
best interests of the County and would provide for orderly growth and development of the area consistent
with the County’s planning goals and objectives.”

The DA required public works improvements, utilities and facilities, and was valid for 20 years. When
the Town incorporated in 1984, the Town accepted and adopted the DA (Resolution #84-50). The terms
of the DA were not extended after 20 years, thus the DA expired in 2002.

The 1981 Master Plan added essential public uses, including 0.91 acres of land for the construction of the
MLFPD’s Fire Station Number 2 and 1.53 acres for the MCWD Wastewater Treatment Plant. These
properties were made available to the MLFPD and the MCWD.

Approval of the 1981 Master Plan allowed for the construction of a total of 2,332 dwelling units plus the
workforce housing density bonus which increased the total number of units allowed to 2,368. To date,
1,145 have been constructed or are under construction with 1,223 units remaining (refer to Table I1I-2 and
Figure III-1). Subsequent to the approval of the 1981 Master Plan, the workforce housing site was
relocated to the west of the Snowcreek Athletic Club and approval of a 4.87 acre project in that area was
made.

2005 Land Exchange

In 2005, a land exchange (2005 Land Exchange) was completed between the United States Forest Service
(USFS) and Snowcreek Investment Company in order to acquire enough land for a nine-hole addition to
create an 18-hole golf course (refer to Figure I1I-3). The 2005 Land Exchange resulted in the acquisition
of 94 acres from the USFS for golf course/recreation use. After the 2005 Land Exchange, Snowcreek
Investment Company entered into a covenant with the Town that protected the exchange parcel from
being developed with residential housing, commercial lodging, transient occupancy, or being further

Snowcreek VIII, Snowcreek Master Plan Update - 2007 III. Project Description
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subdivided as this land is outside of the Town’s Urban Growth Boundary. The covenant was initiated as
a part of the 2005 Land Exchange process, and is monitored by the Eastern Sierra Land Trust (see
Appendix K).

At the time of the 1981 Master Plan, the Snowcreek village center, the remaining undeveloped Snowcreek
area (i.e., Snowcreek VIII), was expected to provide commercial services and a ski base for the future
Sherwin Bowl Ski Area (ski area). An Environmental Impact Statement (EIS)* for the ski areca was
adopted by the Inyo National Forest in 1990, but the ski area’s development has not been realized. The
Project recognizes that the ski base component is not a realistic expectation and envisions Snowcreek VIII
as a destination resort and a key anchor in the Town’s economic development strategy.

* An Environmental Impact Statement (EIS) is required for projects subject to the National Environmental Policy

Act (NEPA).
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2007 Snowcreek Master Plan

As discussed earlier, the Project is intended to both fulfill and update the vision of the previously
approved 1974 and 1981 Master Plans (refer to Table III-3). This Draft EIR provides information
concerning the environmental impacts of the Project to a level of detail necessary to satisfy the Town’s
requirements as the lead agency in accordance with the California Environmental Quality Act (CEQA),
applicable General Plan Policies and Town Municipal Code Title 17 — Zoning. The Project proposes the
development of 850 residential dwelling units, 400 Hotel rooms/suites, and up to 75,000 square feet of
non-residential uses.

Table I11-3

Proposed 2007 Master Plan Development Summary
Total Master Plan Units Allotted 2,368
Master Plan Build-Out To Date 1,145
Total Master Plan Units Remaining to be Built 1,223
Total Proposed Units to be Built under 2007 Master Plan 1,050
Reduction in Units from Previous Master Plans to 2007 Master Plan 173
Non-residential Space Allowed Under Previous Master Plans 150,000 square feet
Non-residential Space Proposed Under 2007 Master Plan 75,000 square feet

Reduction in Non-residential Space from Previous Master Plans to 2007 Master
Plan 75,000 square feet
Sherwin Ski Bowl
Recreation Space Proposed Under Previous Master Plans nine-hole golf course
Recreational Space Proposed Under 2007 Master Plan 18-hole golf course

Sources: 1974, 1981 and 2007 Snowcreek Master Plans, and the Town of Mammoth Lakes Department of Community
Development, December 2006.

The Project area is composed of the following Assessor’s Parcel Numbers (APN) and associated land use
areas shown in parentheses: 40-040-20 (Area A), 40-070-10 (Area J & G), 40-070-11 (Area B-F, H &
K), 40-070-12 (Area I), 40-070-13 (Area I), 40-070-23 (Area 1), 40-140-04 (Area I & L), and 40-140-05
(Area I) (refer to Figure 111-4).

The Project site is primarily undeveloped. The parcels south of Old Mammoth Road were most recently
used as pastureland for cattle grazing. Previous historic uses of the Project site are discussed in more
detail in Section IV.E (Cultural Resources) of this Draft EIR.

Snowcreek VII